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EXECUTIVE SUMMARY

The market for affordable senior’s rental housing in the Hazlehurst Trade Area is
adequate. Some of our findings are as follows:

 The developer is proposing to construct a senior’s Section 42 complex with 1-BR and
2-BR units for a total of 24 units—19 low-income and 5 market rate units.

e The proposed site is located on the northeastern quadrant of the intersection of
Wilson Street and South Miller Street. The site is densely wooded with new growth.

* A conservative and reasonable Trade Area for new affordable apartments in the
Hazlehurst Trade Area has been defined as Census Tracts Census Tracts 9601 and 9602
in Jeff Davis County.

e The population of the Trade Area increased by 5.70 percent between 1980 and 1990,
and by 6.77 percent between 1990 and 2000. It is estimated to have increased by 0.64
percent between 2000 and 2001 and is projected to increase by 3.15 between 2001 and
2006.

e The number of households in the Trade Area increased by 16.55 percent between
1980 and 1990 and by 12.01 percent between 1990 and 2000. It is estimated to have
increased by 1.07 percent between 2000 and 2001, and is projected to increase by 5.30
percent between 2001 and 2006.

e  The percentage of elderly households age 55 and over in the Trade Area was 35.32
percent in 1990.

e  The percentage of elderly renter households age 55 and over in the Trade Area was
19 percent in 1990.

e  The annualized 2001 unemployment rate in Jeff Davis County was 10.1 percent.
The unemployment rate in Jeff Davis County has been historically high to moderate.
Employment in the county decreased by 13.31 percent over the last ten years.

. A total of six apartment complexes are included in the Trade Area report.

. The staff of the Hazlehurst Housing Authority stated that they do not administer
any HUD Section 8 Vouchers.

. The GADCA Regional Office in Waycross administers a total of 17 HUD Section
8 Vouchers in Jeff Davis County. Fourteen of these vouchers are being used and there
are no families on the waiting list. The waiting list turns over every 12 months.

. The rental housing market for apartments in the Trade Area is currently strong.
The overall market is experiencing 98.9 percent occupancy. All vacancies are normal
turnover.
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. The six apartment complexes contain a total of 360 rental units.
. Three of the apartment complexes in the survey are conventionally financed.
. None of the conventionally financed apartment complexes in the survey are less

than ten years old.

. There are no apartment complexes in the survey with a Section 42 allocation.
. There are two apartment complexes in the survey with RHS 515 funding.
. The only apartment HUD funded complexes in the survey are the Hazlehurst

Housing Authority units.

. There are no elderly oriented apartment complexes.

° There are no apartment complexes under construction at this time.

. No apartment complexes contained in the analysis were offering any rent
concessions.

J The subject apartment complex will have a total of 24 rental units, 19 of which

will be Section 42 units. There will be four units designated for 60% of AMI tenants, ten
units designated for 50% of AMI tenants, five units designated for 30% of AMI tenants,
and five market rate units.

. There will be five one-bedroom units with:
- 30% rents of $205 per month
- These rents are within the Section 42 maximum rent ceilings.

. One-bedroom rent comparisons are:
- There are no conventional units in which to compare
- the 30% rent is five percent higher than the average RHS basic rent

There will be three one-bedroom units with:
- 50% rents of $240 per month
- These rents are within the Section 42 maximum rent ceilings.

. One-bedroom rent comparisons are:
- There are no conventional units in which to compare
- the 50% rent is 23 percent higher than the average RHS basic rent

There will be no one-bedroom 60% units.

There will be two one-bedroom units with:
- Market rate rents of $250 per month
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. One-bedroom rent comparisons are:
- There are no conventional units in which to compare
- the market rate rent is 28 percent higher than the average RHS basic rent

There will be no two-bedroom 30% units.

There will be seven two-bedroom units with:
- 50% rents of $285 per month
- These rents are within the Section 42 maximum rent ceilings.

Two-bedroom rent comparisons are:
- the 50% rent is seven percent lower than the average conventional rent
- the 50% rent is 24 percent higher than the average RHS basic rent
- the 50% rent is 29 percent lower than the average RHS market rent

There will be four two-bedroom units with:
- 60% rents of $295 per month
- These rents are within the Section 42 maximum rent ceilings.

Two-bedroom rent comparisons are:
- the 60% rent is four percent lower than the average conventional rent
- the 60% rent is 28 percent higher than the average RHS basic rent
- the 60% rent is 27 percent lower than the average RHS market rent

There will be three two-bedroom units with:
- Market rate rents of $295 per month

Two-bedroom rent comparisons are:
- the market rate rent is four percent lower than the average conventional rent
- the market rent is 28 percent higher than the average RHS basic rent
- the market rent is 27 percent lower than the average RHS market rent

. The projected initial rents of the subject property are below the adjusted market
rents for comparable projects in the Hazlehurst Trade Area.

e The HUD Median Family Income for Jeff Davis County for 2002 is $36,200 per year.

e  The income range used for income-eligible renter households at 60 AMI is $9,150
to $20,280 per year.

e  The income range used for income-eligible renter households at 50 AMI is $8,850
to $16,900 per year.

e  The income range used for income-eligible renter households at 30 AMI is $7,800
to $13,520 per year.

e  The income range used for market rate units is $9,150 to $25,000 per year.
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* The demand for rental units designated at 60 percent of AMI is 54 units.
* The demand for rental units designated at 50 percent of AMI is 39 units.
* The demand for rental units designated at 30 percent of AMI is 27 units.
* The demand for market rate rental units is 64 units.

* There is overlap among the different income groupings.

e The capture rate would be 7.4 to 25.6 percent.

e The absorption rate would be four to six units per month.

e The absorption time period would be four to six months.

* Once the complex reaches a stabilized occupancy, it should remain 92 to 96 percent
occupied.

e The proposed project appears to be viable as proposed and should proceed as
planned. The projected rents should be achieved in this market and are very
competitive with the existing apartment complex rents. If the renovated units have
deep subsidy the demand is very strong and the absorption period will be shortened.
The projected initial rents of the subject property are below the market rents for
comparable projects in the Hazlehurst Trade Area.

Proposed Unit Mix and Rents:

Type # Units Baths Sq.Ft. NetRent  Utility Gross
unit Allow. Rent
1BR's 30% 5 729 $205 $55 $260
50% 3 729 $240 $55 $295
60% 0 $0
MR 2 1 729 $250 $0 $250
2BR's 30% 0 $0
50% 7 916 $285 $72 $357
60% 4 916 $295 $72 $367
MR 3 916 $295 $72 $367
Total 24
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INTRODUCTION

This market study is for a Section 42 - Low-Income Housing Tax Credit (LIHTC) project
in the Hazlehurst Trade Area/Market Area in Jeff Davis County, Georgia.

This market study was prepared in accordance with the Exhibit A — 2002 Market Study
Guide as outlined in the Requests for Proposals--Affordable Housing Market Study
Services published by the Georgia Department of Community Affairs. The information
is accurate and the report can be relied upon by DCA as a true assessment of the low-

income housing rental market.

Purpose of the Market Study

The purpose of this market analysis is to determine:

* If there is a need for new affordable rental housing based on the location of the
proposed rental housing project

o If there is a need for new affordable rental housing in the Trade Area based on the
proposed rents and unit mix of the rental housing project

* The demand for new affordable rental housing, as defined by the Section 42 - Low
Income Housing Tax Credit Regulations

* The capture rate based on renter household and income projections

* The absorption rate based on current market conditions

* The stabilized occupancy rate based on similar properties in the market

Scope of the Market Study

This market analysis includes:

* A physical inspection of the proposed site or subject property

* A physical survey and a telephone survey of existing rental properties in the Trade
Area including other Section 42 properties, HUD and other subsidized properties
and market rate properties

* An analysis of historical, current and projected demographic data from the U.S.
Census Bureau and other reliable data services

* An analysis of the labor force and economic trends of the Trade Area/County

* An analysis of the income requirements for the proposed project

* Analysis of the current rental market based on the type of project proposed, the
existing rental conditions and proposed rental projects in the Trade Area

Woods Research, Inc. (803)788-0397 Page 9
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PROJECT PROPOSAL

The subject proposal will have a Section 42 tax credit allocation. Under the Section 42 -
LIHTC Program, maximum tenant incomes are based on a percentage of HUD very low
incomes for the MSA/County. Gross maximum rents are calculated based on 30
percent of a specified percentage (i.e. 100 percent/120 percent) of the HUD very low
incomes for the County /MSA, adjusted for bedroom size. These income guidelines and
rent maximums are adjusted annually by the Department of Housing and Urban

Development.

The Target Market for the subject proposal includes all rental households that are
income-eligible to reside in rental housing that qualify under the Section 42 - LIHTC

Program.

The Trade Area for affordable rental housing is defined as the geographic area in which
families /households would be willing to move. It is also based on rental housing
availability, quality of rental housing and rent, the availability of services and proximity

to jobs.

The rental property to be developed is located in the City of Hazlehurst in Jeff Davis
County. Jeff Davis County is bordered by three major rivers: the Ocmulgee, the
Oconee and the Altamaha. The City of Hazlehurst is located 194 miles southeast of

Atlanta, 100 miles southeast of Macon, and 104 miles southwest of Savannah.

Woods Research, Inc. (803)788-0397 Page 10
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Proposed Project Description

The project proposal is for a seniors’ Section 42 complex with 1-BR and 2-BR units for a
total of 24 units—19 low-income and 5 market rate units.

Construction features will include:

* 4 one-story residential buildings

* Garden-style units

* 1 units for the visually or hearing impaired
* 3 Handicapped units

* 36 parking places

 Central air and heat pump

Common amenities:

Community room

Laundry room

Covered BBQ/Picnic area

Equipped recreation for older persons
Exercise room

Putting green and equipped horseshoe pit
Gazebo with rocking chairs

Library / Computer lab

Park benches

Services

Transportation service

Nutrition /health counseling
Telephone assurance
Meals-on-Wheels

Therapeutic Exercise

Prescription cost assistance

Free legal service

Recreational and educational services

Interior Amenities

* Appliances-refrigerator, range, dishwasher, disposal
e Washer-dryer hookups

Other

e Owner pays water/sewer

Woods Research, Inc. (803)788-0397 Page 12
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Project Unit Mix and Rents
Type # Units Baths Sq.Ft. Net Rent  Utility Gross
unit Allow. Rent
1BR's 30% 5 729 $205 $55 $260
50% 3 729 $240 $55 $295
60% 0 $0
MR 2 1 729 $250 $0 $250
2BR's 30% 0 $0
50% 7 916 $285 $72 $357
60% 4 916 $295 $72 $367
MR 3 916 $295 $72 $367
Total 24
Percentage of Proposed Rents to Maximum 30% Rents
Eff. 1BR 2BR 3BR 4 BR
Proposed 30% Gross $0 $260 $0 $0 $0
Rents
Maximum 30% LIHTC $221 $237 $285 $329 $368
Rents
Percentage of Proposed 0.0%| 109.7% 0.0% 0.0% 0.0%
Rents to Maximum
Rents
Percentage of Proposed Rents to Maximum 50% Rents
Eff. 1BR 2BR 3BR 4 BR
Proposed 50% Gross $0 $295 $357 $0 $0
Rents
Maximum 50% LIHTC $369 $396 $475 $549 $613
Rents
Percentage of Proposed 0.0% 74.5% 75.2% 0.0% 0.0%
Rents to Maximum
Rents
Percentage of Proposed Rents to Maximum 60% Rents
Eff. 1BR 2BR 3BR 4 BR
Proposed 60% Gross $0 $0 $367 $0 $0
Rents
Maximum 60% LIHTC $443 $475 $570 $659 $735
Rents
Percentage of Proposed 0.0% 0.0% 64.4% 0.0% 0.0%
Rents to Maximum
Rents
Woods Research, Inc. (803)788-0397 Page 13
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Neighborhood/Site Description

Location

The proposed site is located on the northeastern quadrant of the intersection of Wilson
Street and South Miller Street. The site is densely wooded with new growth. The
surrounding properties are as follows:

 North - Single-family homes

e East — Single-family homes across W. Odum Street

e South — Warehouses & Light Industrial across S. Miller Street

* West — Undeveloped land and single-family homes across Wilson Street

The neighborhood is residential north of South Miller Street and industrial and light
commercial to the south of South Miller. The site has good curb appeal. The area
around the site is zoned for residential and multi-family north of South Miller and
zoned for light industrial and commercial south of South Miller. This is not likely to
change.

Convenience Shopping

The nearest convenience shopping can be found at a BP Gas Station located at the
intersection of Miller Street and Latimer Street. This gas station is approximately .2
miles from the site.

Full-Service Shopping

The nearest full-service shopping is a Piggly Wiggly Grocery Store located along South
Tallahassee Street, US Highway 221, approximately .4 miles from the site. Hardies
Drugstore is also at this location. Village Shopping Center containing a Food Lion
Grocery Store, and a CVS Pharmacy, as well a several smaller stores is also located
along South Tallahassee Street, approximately .8 miles from the site. Additional
shopping can be found at a Wal-Mart located along South Tallahassee Street,
approximately .9 miles from the site.

Central Business District

The Hazlehurst Central Business District is located along South Tallahassee Street,
approximately .4 miles from the site. The CBD contains Hazlehurst City Hall, the Jeff
Davis County Courthouse, the US Post Office, The Jeff Davis Museum, various state
and city office buildings, and numerous retail stores and restaurants. The CBD is
extremely active and is also the city’s shopping corridor.

Woods Research, Inc. (803)788-0397 Page 14
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Medical Services

Jeff Davis Hospital is located along South Tallahassee Street, approximately 1.2 miles
from the site. There are several medical offices located near the hospital. A station of the
Hazlehurst Fire Department is located along Dixon Road, approximately .6 miles from
the site. The other station of the Hazlehurst Fire Department is located along East
Jarmon Street, US Highways 23 & 341 Combined, approximately .7 miles from the site.
The ambulance dispatch and the Jeff Davis County Seniors Center are both located on
Jetf Davis Street, approximately .7 miles from the site.

Schools

Jeff Davis Primary School is located on Charles Rogers Boulevard, approximately .9
miles from the site. Jeff Davis Elementary School is located at Pat Dixon Road and
Charles Rogers Boulevard, approximately .7 miles from the site. Jeff Davis Middle
School is located on Educational Drive, approximately 1.5 miles from the site.

Employment

Employment opportunities can be found in the Central Business District or at the
various shopping centers. Additional Employment opportunities can be found at the
Alco Controls Plant located on East 1** Avenue, approximately 1 mile from the site, and
at the Hedstrom Plant located on South Tallahassee Street, approximately .7 miles from
the site.

Road Improvements

Normal maintenance is being conducted as needed on the city, county, and federal
roads.

Positive & Negative Attributes
The site is conveniently located near the major shopping area of Hazlehurst. The site is

nearby the Seniors Center, fire department buildings, and hospital. The site is also
located behind a row of warehouses and commercial buildings.

Woods Research, Inc. (803)788-0397 Page 15
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Trade Area Description

A conservative and reasonable Trade Area for new affordable apartments in the
Hazlehurst Trade Area has been defined as Census Tracts 9601 and 9602 in Jeff Davis
County. The geographic boundaries of the Trade Area are:

e Ocmulgee River on the northwest to the Altamaha River on the north. Also Wheeler
County line, the Montgomery County line and the Combs County line.

e Appling County line on the east

e Bacon County line on the south

At Dixie Pipeline Road heads northwesterly and parallels Bell Telephone Road, then
crosses Douglas Highway and Kirkland Road to Burkett Ferry Landing (at the river) on
the west

The Trade Area extends:

e approximately five miles to the north and northwest
¢ less than 10 miles to the east

e less than 15 miles to the south and southeast

¢ less than 20 miles to the southwest

e approximately seven miles to the west

The term “trade area” for low- and moderately-priced, multi-family rental housing can
be defined as the area one could expect families/households to be willing to move
within, solely on the basis of housing availability, while controlling for price and

quality.

The determination of a geographic trade area for multi-family rental housing is based
on the distance from which the subject property will draw prospective tenants. The
gravitational model used in real estate analysis is based on the relative size of the
communities in the general area. Using a spatial concept, a larger community will exert
stronger drawing power than a smaller community. The larger community will draw
prospective tenants from an area more than equidistant from the smaller community.
Adjustments are made for natural and man made barriers, such as rivers, lakes and
reservoirs, mountain ranges and interstate highways that would limit the movement of

potential tenants.

Woods Research, Inc. (803)788-0397 Page 17
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The trade area is defined by using recognized geographic levels. The U.S. Census
Bureau collects data at various geographic levels. We use county, minor civil
division/census county division and census tract level data to create a trade area. The

use of these geographic areas allows us to compare data from various years.

We have restricted the trade area to an area surrounding the site, but it is understood
that prospective tenants may move from other areas of the county and surrounding
counties into the complex. The geographic area encompassing the Hazlehurst Trade

Area is shown in a map included as Figure 2.

Woods Research, Inc. (803)788-0397 Page 18
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POPULATION CHARACTERISTICS

We are using 1990 population and household data released by the Census Bureau on
Summary Tape File 1-A and on Summary Tape File 3-A and recently released 2000
population and household data from the Census Bureau’s website. Population and
household estimates and projections are based on the 1990 to 2000 Census shifts.
Additional data sources used for population and household data include Claritas, Inc.
and CACI Marketing Systems.

Data (estimates for 2001) from Claritas, Inc. for Jeff Davis County, the Hazlehurst Trade
Area and the City of Hazlehurst is very consistent with the 2000 Census data that is

available.

The Jeff Davis County population had a 4.87 percent increase between 1980 and 1990
and a 5.42 percent increase between 1990 and 2000. The population of the County is
estimated to have increased by approximately one-half percent between 2000 and 2001.
Projections indicate that the population of the County will increase by 2.56 percent
between 2001 and 2006.

The population of the Hazlehurst Trade Area experienced an increase between 1980 and
1990 and between 1990 and 2000. The population increased by 5.07 percent between
1980 and 1990 and by 6.77 percent between 1990 and 2000. The Hazlehurst Trade Area
population is estimated to have increased between 2000 and 2001. Projections indicate

that the Trade Area population will increase by 3.15 percent between 2001 and 2006.

The population of the City of Hazlehurst increased by 4.71 percent between 1980 and
1990 but decreased by 9.88 percent between 1990 and 2000. The population is estimated
to have decreased by 1.08 percent between 2000 and 2001. Projections indicate that the
City population will decrease by 5.53 percent between 2001 and 2006. Many small rural

towns have lost population with families building new homes outside the city limits.
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Table 1 — Population Trends

Annual Annual
Year Population Change Percent Change Percent
Jeff Davis County
1980 11,473 - - - -
1990 12,032 559 4.87% 56 0.47%
2000 12,684 652 5.42% 65 0.51%
2001 12,749 65 0.51% 65 0.51%
2006 13,075 326 2.56% 65 0.50%
Hazlehurst Trade Area
1980 10,005 - - - -
1990 10,575 570 5.70% 57 0.54%
2000 11,291 716 6.77% 72 0.64%
2001 11,363 72 0.64% 72 0.63%
2006 11,721 358 3.15% 72 0.61%
City of Hazlehurst
1980 4,013 - - - -
1990 4,202 189 4.71% 19 0.45%
2000 3,787 -415 -9.88% -42 -1.11%
2001 3,746 -41 -1.08% -41 -1.09%
2006 3,539 -207 -5.53% -41 -1.16%

Source: Bureau of the Census; Claritas, Inc.; and calculations by Woods Research, Inc.
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Table 2.1 provides population groupings by age for the Jeff Davis County for 1980 and
1990. The Hazlehurst Trade Area and the City of Hazlehurst population for 1990 are

also shown.

The target age group for the proposed Low-Income Housing Tax Credit apartment

complex is the 55 and over age grouping.

In Jeff Davis County, the 45 to 64 age group accounted for 18.57 percent in 1980 and
19.53 percent in 1990. The 45 to 64 age group increased by 220 persons (10.33 percent)
between 1980 and 1990. The 65 and over age group accounted for 10.01 percent in 1980
and 11.06 percent in 1990. The 65 and over age group increased by 182 persons (15.84
percent) between 1980 and 1990.

In the Hazlehurst Trade Area, the 45 to 64 age group accounted for 19.74 percent in
1990. The 65 and over age group accounted for 10.70 percent in 1990.

In the City of Hazlehurst, the 45 to 64 age group accounted for 19.90 percent in 1990.
The 65 and over age group accounted for 12.38 percent in 1990.
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Table 2.1 - Persons by Age - 1980 & 1990

Age 1980 Pop. Percentof 1990 Pop. Percent of Change Percent
Category Pop. Pop. Change
Jetf Davis County

<18 3,794 33.07% 3,377 28.07% -417 -10.99%
18-24 1,332 11.61% 1,350 11.22% 18 1.35%
25-44 3,068 26.74% 3,624 30.12% 556 18.12%
45-64 2,130 18.57% 2,350 19.53% 220 10.33%
65+ 1,149 10.01% 1,331 11.06% 182 15.84%
Total 11,473 100.00% 12,032 100.00% 559 4.87%
Hazlehurst Trade Area

<18 - - 2,982 28.20%

18-24 - - 1,198 11.33%

25-44 - - 3,175 30.02%

45-64 - - 2,088 19.74%

65+ - - 1,132 10.70%

Total - - 10,575 99.99%

City of Hazlehurst

<18 - - 1,247 29.68%

18-24 - - 454 10.80%

25-44 - - 1,145 27.25%

45-64 - - 836 19.90%

65+ - - 520 12.38%

Total - - 4,202 100.01%

Source: Bureau of the Census; Claritas, Inc.; and calculations by Woods Research,

Inc.
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Table 2.2 provides population groupings by age for Jeff Davis County, the Hazlehurst
Trade Area, and the City of Hazlehurst for 1990 and 2000 (Census counts).

In the County, the 45 to 64 age group increased by 611 persons, which was a 26.00
percent gain, between 1990 and 2000. The 65 and over age group increased by 183
persons, which was a 13.75 percent gain, between 1990 and 2000.

In the Trade Area, the 45 to 64 age group increased by 517 persons, 24.76 percent,
between 1990 and 2000. The 65 and over age group increased by 215 persons, 18.99

percent, between the same time period.

In the City, the 45 to 64 age group increased by 103 persons, 12.32 percent, between 1990
and 2000. The 65 and over age group increased by 85 persons, 16.35 percent, between

the same time period.

Woods Research, Inc. (803)788-0397 Page 24



June 2002

Hazlehurst, GA Hazlehurst Senior Village-015

Table 2.2 - Persons by Age - 1990 & 2000

Age 1990 Pop. Percentof 2000 Pop. Percent of Change Percent
Category Pop. Pop. Change
Jetf Davis County

<18 3,377 28.07% 3,454 27.23% 77 2.28%
18-24 1,350 11.22% 1,174 9.26% -176 -13.04%
25-44 3,624 30.12% 3,581 28.23% -43 -1.19%
45-64 2,350 19.53% 2,961 23.34% 611 26.00%
65+ 1,331 11.06% 1,514 11.94% 183 13.75%
Total 12,032 100.00% 12,684 100.00% 652 5.42%
Median Age 31.8 35.0

Hazlehurst Trade Area

<18 2,982 28.20% 3,099 27.45% 117 3.92%
18-24 1,198 11.33% 1,058 9.37% -140 -11.69%
25-44 3,175 30.02% 3,182 28.18% 7 0.22%
45-64 2,088 19.74% 2,605 23.07% 517 24.76%
65+ 1,132 10.70% 1,347 11.93% 215 18.99%
Total 10,575 99.99% 11,291 100.00% 716 6.77%
Median Age 31.7 -

City of Hazlehurst

<18 1,247 29.68% 991 26.17% -256 -20.53%
18-24 454 10.80% 343 9.06% -111 -24.45%
25-44 1,145 27.25% 909 24.00% -236 -20.61%
45-64 836 19.90% 939 24.80% 103 12.32%
65+ 520 12.38% 605 15.98% 85 16.35%
Total 4,202 100.01% 3,787 100.01% -415 -9.88%
Median Age 32.1 37.7

Source: Bureau of the Census; CACI; and calculations by Woods Research, Inc.
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LABOR FORCE /ECONOMIC CHARACTERISTICS

Table 3.1 shows the Labor Market Data for Jeff Davis County. Data for all years are

annualized averages, except for 2002, which is the latest monthly data available.

The 2001 annualized unemployment rate for Jeff Davis County was 10.1 percent while
the 2000 unemployment rate for the County was 6.1 percent. Jeff Davis County
experienced moderate to high unemployment during the 1990's. The 2001 employment
level was 377 persons lower than the 2000 annual average and 700 persons lower than

the 1992 annual average.

The average annual decrease in employment was 78 persons per year. The lowest level
of employment was 5,295 persons in 1992 and the highest level of employment was
4,559 persons in 2000. Overall, unemployment in the County has remained steady over

the last 10 years, except for 2001.

Jeff Davis County has shown a stable employment in the last 10 years with the
exception of 2000 to 2001. Nationwide employment had been declining since early 2001
with more declines after September 11, 2001. Employment remained stable in Jeff Davis

County during the first quarter of 2002.
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Table 3.1 - Labor Market Data — Jeff Davis County

Civilian Labor Force and Employment Data

Year Labor Force Labor Force Employment Employment

Change Change
1992 5,791 - 5,259 -
1993 5,609 -182 5,145 -114
1994 5,681 72 5,284 139
1995 5,640 -41 5,295 11
1996 5,622 -18 5173 -122
1997 5,587 -35 5,211 38
1998 5,584 -3 5,136 -75
1999 5,342 -242 4,967 -169
2000 5,254 -88 4,936 -31
2001 5,071 -183 4,559 -377
2002/03 5,158 87 4,538 -21

Unemployment Data and Unemployment Rates

Year Unemp.| Unemp. Change| Local Unemp. State Unemp. U.S. Unemp.

Rate Rate Rate
1992 532 . 9.2 7.0 7.5
1993 464 -68 8.3 5.8 6.9
1994 397 -67 7.0 52 6.1
1995 345 -52 6.1 49 5.5
1996 449 104 8.0 4.6 53
1997 376 -73 6.7 45 4.8
1998 448 72 8.0 42 43
1999 375 -73 7.0 4.0 4.1
2000 318 -57 6.1 3.7 3.9
2001 512 194 10.1 4.0 4.8
2002/03 620 108 12.0 42 6.1

Source: U.S. Department of Labor Statistics.
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Table 3.2 shows the employment by industry for Jeff Davis County for 1999.

Employment in manufacturing was the highest and accounted for 41 percent of the total

employment. Wholesale and Retail trade was ranked second accounting for 23 percent

of the employment.

Table 3.2 - Employment by Industry

Industry Number Percentage
Agri., Forest., Fish. 106 2%
Mining 0 0%
Manufacturing 2,124 41%
Construction 81 2%
Transportation/Communication 373 7%
Wholesale/Retail 1,206 23%
FIRE 88 2%
Public Administration 812 16%
Services 441 8%
Total 5,231 100%

Source: Georgia Department of Labor website.
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Major Employers in Jeff Davis County

Employer Product/Service Employees
Alco Controls Refrigeration filter dryers 270
Hazlehurst Mills Carpet backing 1,050
North American Carbide Precision grinding carbide 95
Hedstrom, Inc. Leisure products 250
Pal-ex - 95
Thompson Hardwoods, Inc. Lumber 124
Amoco Fabrics Company Mills 1,000
ERO Industries, Inc. - 550
Olin Wooten Transport Transport -
Jetf Davis County School District Education 375
Jetf Davis Hospital Healthcare 1,000
City of Hazlehurst Government 65
Jeft Davis County Government 95

Source: Development Authority of Jeff Davis County
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Economic Development

Jetf Davis County has a diversified economy, which includes:
Manufacturing

Trucking

Rail service

Agribusiness — forestry and farming

Services

Manufacturing provides almost forty percent of the jobs in the county.

Two major rivers, the Oconee and the Ocmuglee, merge on the county’s border to form
the Altamaha River, a navigable river with a nine-foot channel depth.

Three U.S. Highways (US 23, US 341 and US 221) go through Jeff Davis County.
Norfolk-Southern Railroad has two intersecting lines in Hazlehurst.

The new Jeff Davis High, a $6 million facility, opened in 1999-2000. This facility was a
pilot project between the Department of Corrections, the Georgia Department of
Education and the Jeff Davis County board of Education using inmate labor to build a
school. It has a state-of-the-art media center, a fully equipped computer lab, a
technology-career center, expansive music and art departments, and a gymnasium that
will seat over 1,700 people.

The Jeff Davis County Hospital was recently renovated. It is a 50-bed acute-care
facility.

The County Courthouse was remodeled and expanded in 1995. ($2 million)
Recently renovated downtown area.

Hazlehurst's local airport has a 4,500-foot runway, lighting, storage and maintenance,
aircraft tie-down and aviation fuel.

The Outback Range and Recreation Center was the training center for the 1996
Olympics.
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Interviews

e Mr. Patrick McNally is the Regional Administrator for the Department of
Community Affairs Southeast Regional Office. Mr. McNally provided data on HUD
Section 8 Vouchers for Jeff Davis County. Currently there are 14 vouchers under
contract and an additional 3 floating vouchers. There are no families currently on the
waiting list so the waiting list will be opened this summer. The waiting list turns over
every 12 months.

e Ms. Phyllis Kirkland works for the Hazlehurst — Jeff Davis County Chamber of
Commerce. She provided information on the community including facts about major
employers, local schools, and medical facilities.

* Mr. Rebecca Burnette is the Executive Director of the Hazlehurst — Jeff Davis County
Chamber of Commerce. She provided information on economic conditions in the city
and county as well as additional information about the community.

e Mr. George C. Dickens is the Executive Director of the Joint Development Authority
of Jetf Davis County, Hazlehurst, & Denton. He provided local demographics and
information on local and area businesses.

e Ms. Yashiaca Brown is a Housing Manager for the City of Hazlehurst Housing
Authority. She provided general information on local public housing.

e Mr. Calvin C. Kornegay, Jr. is Executive Director for the City of Hazlehurst Housing
Authority. He provided detailed information on local public housing including
occupancy rates and exact unit breakdowns by bedroom mix.

e Mr. Homer Rentz is the maintenance supervisor at Greenbriar Apartments, a 76-unit
Rural Housing 515 complex. Greenbriar has recently had several managers in the last
year. Mr. Rentz provided information on local multi-family housing.

e Ms. Ethelyn Creech is the Hazlehurst City Clerk. She and the other employees at
Hazlehurst City Hall provided data on new construction, community information,
directions, and zoning information.
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HOUSING CHARACTERISTICS

Based on the 1990 Census data, Jeff Davis County contained 12,032 persons with 4,357
households. Of the 4,357 occupied housing units in the County, 1,170 (26.85 percent)
were rental units. The Hazlehurst Trade Area contained 10,575 persons and 3,831
households. Within the Trade Area, 1,078 of the 3,831 occupied housing units were
renter-occupied (28.14 percent). Approximately 38.97 percent of the occupied housing

units in the City of Hazlehurst were renter-occupied in 1990.

The number of mobile homes has increased dramatically across the nation between 1980
and 1990. While mobile homes do provide housing with plumbing facilities, heating
and air conditioning, the life of a mobile home is much shorter than that of a standard
single-family home, duplex, or apartment building or complex. In 1990, there were 781
owner-occupied mobile homes in Jeff Davis County and 283 renter-occupied mobile
homes. Occupied mobile homes accounted for 23.39 percent of the occupied housing
units in County. In 1990, there were 672 owner-occupied mobile homes in the
Hazlehurst Trade Area and 212 renter-occupied mobile homes. Occupied mobile homes
accounted for 23.07 percent of the occupied housing units in the Trade Area. In 1990,
there were 111 owner-occupied mobile homes in the City of Hazlehurst and five renter-
occupied mobile homes. Occupied mobile homes accounted for 7.37 percent of the

occupied housing units in the City.

In 1990, there were 80 renter-occupied housing units in Jeff Davis County that were
built before 1940 (6.84 percent). There were 58 renter-occupied housing units that were
built before 1940 (5.38 percent) in the Hazlehurst Trade Area. There were 48 renter-
occupied housing units that were built before 1940 (7.83 percent) in the City of
Hazlehurst.

In the County there were 203 households with overcrowded conditions in 1990. In the
Trade Area there were 179 households with overcrowded conditions in 1990 and in the

City, there were 75 households with overcrowded conditions.
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In the County in 1990 there were 359 renter households (30.68 percent) that were rent
overburdened, that is paying more than 35 percent of their income for rent and utilities.
In the Trade Area in 1990 there were 318 renter households (29.50 percent) that were
rent overburdened. In the City there were a total of 196 rent overburdened households,

which was 31.97 percent of the total renters.

The Median Contract Rent in the County was $164 per month in 1989 compared to the
Hazlehurst Trade Area Median Contract Rent of $164 per month. The City of
Hazlehurst's Median Contract Rent was $153 per month.

Table 4.2 contains 2000 Census data for the County and the City. Only limited data is
available for the year 2000 Census.

Woods Research, Inc. (803)788-0397 Page 36



Hazlehurst, GA Hazlehurst Senior Village-015 June 2002
Table 4.1 - Housing Stock Characteristics — 1990
Category County Trade Area